Abstract
Introduction
In this paper we analyse to what extent the housing preferences of older people are linked to age, gender, socio-economic status and, in addition, to type of geographical area. We confirm in this study that age is the most important factor in explaining housing preferences, both with respect to the design of the dwelling and environmental amenities. In addition, gender is important for housing preferences. There are differences between socio-economic groups but they are much less pronounced. We also find large differences in housing preferences among the elderly persons depending on the type of area, a finding that, to our knowledge has not been published before. The study shows a large diversity in housing preferences among older people. This in turn will have major policy implications, as this diversity is a major challenge for policy makers and housing market actors.
To measure age-related and spatial variation in housing preferences we have used data from the SHIELD 2013 (March to May) survey (Survey of Housing Intentions among the ELDerly in Sweden) directed at a stratified sample of the 55+ population in Sweden, with questions about residential status, residential preferences, and residential plans (compare Ytrehus 2004) .
In the survey, the general question of 'In a dwelling, what is most important to you?' was asked. The respondent could choose seven items from a list of 21 alternatives that were related to the design and function (has one floor, elevator, designed for disability, easily maintained, support independence), purpose (enable hobbies, space for social events, family can stay, have pets, ownership, nice view, balcony, garden, parking), and location (in an area where I feel at home, close to family, forest, city life, grocery shops, service and culture, public transport) of a future dwelling. These items are used as the independent variables in our analysis of housing preferences. The theoretical reasoning behind the possible responses stands in earlier literature.
In order to interpret the survey responses, we will rely on self-congruity theory as it has been applied to residential preferences (Sirgy, Grzeskowiak and Su 2005) . This theory makes a distinction between functional congruity linked to a utilitarian evaluation of a dwelling, and self-congruity, that is determined by to what extent the image of the dwelling corresponds to the self-image of the dweller. Self-congruity can relate both to a persons' actual self-image (for example, being working-class or being an academic), but it can also be based one's ideal self-image (who you would like to be), or to one's social self-image (how you want to be seen by others). According to Sirgy, Grzeskowiak and Su, having a dwelling with an image that corresponds to one's actual self-image provides self-consistency, having a dwelling with an image that corresponds to one's ideal self-image provides self-esteem, and a dwelling that matches one's social self-image can satisfy one's need for social approval. Of the response alternatives, some clearly refer to functions (in particular the design questions), and others can be seen as expressing self-congruity (responses concerning the purpose of the dwelling), even though responses to a specific item are open to alternative interpretation.
In relation to an analysis of age-related and spatial variation in housing preferences the selfcongruency approach is helpful in three ways. First, it can be hypothesised that with increasing age and frailty it is possible that functional congruity can become a more important determining factor for housing preferences, the reason being that there is more need for matching a dwellings' characteristics with one's physical abilities than for a matching between the dwellings' image and one's self-image. Second, it can be fruitful to analyse spatial variations in housing preferences and neighbourhood preferences as linked to selfcongruity. The hypothesis here is that differences in the self-image of social groups will be reflected in what qualities a dwelling should represent, and that this will show up as correlations between the socio-demographic composition of residential areas and the expressed housing preferences of elderly persons living in those areas. Third, we propose that functional congruity and self-congruity can be helpful for discussing housing changes among the elderly persons. Could it be that such adaptations become more difficult if, with increasing age, functional congruity comes into conflict with self-congruity? For example, moving into an apartment adapted for people with disabilities could be difficult if one's self-image is that of being a home-owner.
Thus, the self-congruity approach makes it possible to see survey responses as reflecting the self-images of individuals, and also provides a starting point for a discussion how housing preferences are influenced by situational and personal characteristics, such as age, gender, and geographical location (Sirgy, Grzeskowiak and Su 2005, p.338) .
A summarised literature review on the topic of housing choice and residential reasoning among older people is provided in the following section. Our empirical approach is outlined in the methods and data section, along with a more detailed presentation of the SHIELD survey. This section is followed by a presentation of the results and a concluding discussion.
Housing choice and residential reasoning among older people
Below we will first account for earlier research on variation in residential preferences with an emphasis on variations depending on age, and geographical location. In addition to this often cognitive-behavioural research, we will conclude the section with psychological motives for housing preferences through the self-congruity approach.
Housing preferences can be said to change with age, as with the advancement in age more convenient and supportive housing is preferred or found necessary. Such preferences or housing choices can be expressed as residential mobility (Litwak and Longino 1987; Mulder and Hooimeijer 1999) or in the residential reasoning of older people as shown by Granbom (2014) and Koss and Ekerdt (2016) where older people tend to consider future health conditions when discussing future housing choices. (Litwak and Longino, 1987; Mulder and Hooimeijer, 1999) .
One way to understand the housing preferences of older people is to study their actual residential mobility patterns, as the moves undertaken for the most part can be assumed to be a result of current or changing housing preferences. Housing preferences may change as a result of life course events, such as retirement, the loss of a partner, or declining health, events that are well known to influence mobility rates as well as the destination of moves (Helderman 2007; Litwak and Longino 1987; Painter and Lee 2009; Sergeant and Ekerdt 2008; Tatsiramos 2006) . Upon retirement, the reasons for moving are usually different to the reasons for moves conducted later in life or in relation to declining health. When performing the latter types of moves, smaller dwellings in rental tenure that are more easily maintained are preferred, and these dwellings might also be preferred following the loss of a partner (Abramsson, Elmqvist and Magnusson Turner 2012; Angelini and Laferrère 2012; Bonnet, Gobillon and Laferrère 2010; Chevan 1995; Litwak and Longino 1987; Tatsiramos 2006) .
Among the young old, on the other hand, moves can be expected to result from a preference to change housing area, housing type or tenure. In Norway, a move to an apartment is more commonly a preference held by owner occupiers with higher incomes than by low income owners (Ytrehus and Fyhn 2006) . The former group is more likely to be able to afford a better quality apartment in a housing market dominated by home-owners.
The changing importance with age, of different features in relation to the home is evident in studies that show older people's concerns about the structural design, location and aspects of maintenance (Erickson et al. 2006; Fausset et al. 2011; Hillcoat-Nallétamby and Ogg 2014; Painter and Lee 2009; Perry, Andersen and Kaplan 2014) . With the advancement in age, a move to a more easily maintained and accessible dwelling can be an option for the older individual to increase quality of life (Hillcoat-Nallétamby and Ogg 2014). Moves from large to small dwellings are often from owner occupation to rental housing in more central locations, close to public service functions (Herbers, Mulder and Mòdenes 2014) . Among older Canadians, Ostrovsky found a higher transition rate from single-family housing to apartments, than for moves in the opposite direction. This indicates a shifting preference towards apartments in old age, although this preference is limited in scope (Ostrovsky 2004; Tatsiramos 2006) . European research shows similar results (Angelini and Laferrère 2012) as do results from the US where James (2008) showed that the preference for apartment housing, expressed as residential satisfaction, dramatically increases with age, even exceeding that of tenants in single-family housing as well as owner occupiers. Swedish and Norwegian studies similarly indicate a growing interest among the elderly persons for more comfortable housing involving less maintenance. In Norway this is evident only after the age of 80 (Abramsson and Niedomysl 2008; Andersen 2005; Wimark and Andersson 2015) .
In Norway, Ytrehus (2004) , showed that most older people expressed a wish to remain in a current large dwelling in order to have space for their own activities and family life. They were prepared to live less comfortably in order to maintain the space as they argued that they might be unhappier in a smaller dwelling. However, the youngest age groups, in their 50s and 60s, anticipated that they would have to live in a smaller dwelling in future, whether they wanted to or not. A majority preferred to own their dwelling also in the future (Ytrehus 2004) .
Increased longevity in general may result in changing preferences as more years are spent in retirement and in the third age, a time in life that follows family upbringing and working life while the individual remains in good health (Laslett 1989; Nilsson 2013; Warnes 1992) . New social and recreational activities can be planned for these years, also influencing the choice of housing and preferences held. At the same time, as reported by Koss and Eckert (2016) , among the third agers, anticipation of the fourth age and the functional loss it may bring, can influence the housing preferences of those making housing decisions in the third age.
One important conclusion from the literature is that general trends are not necessarily valid across geographical contexts (Abramsson and Andersson 2012) . The choice of tenure when moving from owner occupation shows marked differences. In the more urbanised municipalities, a larger proportion of older people moved to tenant cooperative apartments, whereas in municipalities with a rural character, moves into rental tenure were more frequent (Abramsson, Elmqvist and Magnusson Turner 2012) . This is assumed to be a result of variations in the housing market supply between different types of geographical areas (Abramsson and Andersson 2015b) and not necessarily a result of the preferences of the older individuals themselves.
Strong links can thus be expected among where you live (geographical location), age and what you see as important about your dwelling (housing preferences) (Niedomysl 2008; Vasanen 2012 ). On the one hand, geographical context can be assumed to play an important role because values are influenced or reinforced by the local housing market structure Andersson 2015b, Mulder and Hooimeijer 1999; van der Vlist et al. 2002) and the social norms that prevail in the area where one resides (Hedman, van Ham and Manley 2011; . On the other hand, it can be assumed that individuals' choice of location has been influenced by their preferences, for example in Devlin's (1994) study the participants showed a preference for the type of location in which their family resided. All the above will generate a correlation between location and stated housing preferences. Either way, assessing how housing preferences are linked to location is of interest since it will shed light on spatial variation in the way individuals evaluate different housing opportunities.
All of the reasons for residential mobility and housing preferences above relate to utility, function and economic reasons for residential preferences found in the large field of cognitive and behavioural research. As stated in the introduction, psychological motives for housing preferences can also be taken into consideration. That is, self-congruity as the stereotypical image of a typical dweller in a certain dwelling also plays a part in preferences. The house is thus a symbol of the self. The authors, Sirgy, Grzeskowiak and Su, claim that failing to take self-congruity into consideration while analysing residential mobility and housing preferences "biases" the analysis of functional congruity (Sirgy, Grzeskowiak and Su 2005, p. 339) . In turn, functional congruity is the typical evaluation of functions of what a home is supposed to be, including an individualised utilitarian evaluation of the dwelling.
A first hypothesis is that, for several reasons, increased age will put emphasis on functional congruity rather than self-congruity. Preparing for old age usually includes a move to an apartment, which is easier to maintain than the owner-occupied house. Also, old age disability stresses the need to see functional congruity as the most important housing characteristic.
However, a contradicting view on residential mobility in old age is possible, that is, elderly individuals that now independently of demands from children, and mid-life needs, can move to match their self-congruity, moves that were not possible at younger age.
A second hypothesis regarding self-congruity theory is spatial variation in preferences linked to self-congruity. That is, people segregate themselves into different geographical locations to match the ideal self-congruity to the highest degree possible (Sirgy, Grzeskowiak and Su 2005) . Since the degree to which the ideal self-congruity is matched will boost self-esteem, according to the same authors, a consequence is that there is a smaller boost if an older person is forced to move according to functional congruity. This self-congruity in a dwelling and a neighbourhood might be expressed in the age in place frequency. Many studies have also found evidence of the oldest old's low intention and readiness to move (Abramsson and Andersson 2015a ).
The third hypothesis in the introduction stated that residential mobility in old age may be more difficult since functional-and self-congruity risk to match to a lesser extent than earlier during the life course. The reason for this is that housing plans and housing preferences as well as neighbourhood preferences have to include a preparedness for old age disability or other functional needs. This adaptation of moving to an apartment, might not follow the idea of what a house expresses about its owner in the form of social class, personality, preferences or personal history (Sirgy, Grzeskowiak and Su 2005) . Thus, there is a possible conflict between the self-congruity of being a home owner but understanding the functional need of an easily maintained dwelling in old age.
Data and method
SHIELD, the Survey of Housing Intentions among the ELDerly in Sweden, used for the analysis of this paper, was conducted within a research project on housing preferences and mobility patterns of older people. It was designed by two of the authors of this paper in collaboration with Statistics Sweden, which distributed the survey and collected the survey data. The survey contained 54 questions on the current housing situation of older people and on their plans and preferences for the future (Abramsson and Andersson 2015a) . The survey was sent out in the spring of 2013 to a national sample of 4000 individuals aged 55 years and older. The sampling frame was the total population register of Statistics Sweden. Previous Swedish studies have mostly focused on the young old but our oldest respondent was 103 years old. The survey was stratified on age and on municipality type 1 to analyse age groups as well as geographical differences in attitudes among older people in Sweden, see In Table 2 there is also a column that suggests if the response alternative can be interpreted as reflecting functional congruity or self-congruity. Clearly, these interpretations can be discussed and in a number of cases a specific response could be given both a functional and self-congruity interpretation. The guiding principle for the interpretations given here is that responses that can be seen as expressing preference for a specific life style or way of life have been classified as being related to self-congruity. which six were used as independents in this study, the exception being marital status.
We used six types of municipalities for stratification in the survey and as independent variables in the analysis, that is 1) metropolitan cities; 2) suburbs of metropolitan cities; 3) major cities; 4) suburbs of major cities; 5) industrial and commuting municipalities and 6) low density and tourism municipalities, see Table 2 . Question and response alternatives used as dependent variables.
Geographical context
Earlier research suggests there is a geographic component in residential preferences that deserves to be analysed in more detail. To do this we will take advantage of a method for exploring the influence of geographical location on survey responses. In short, this method analyses the extent to which survey responses are similar for respondents that live in the same type of socio-demographic environments, controlling for other background variables .
The importance of geographical context for housing preferences will be analysed using, the classification of municipalities described above and, in addition a more detailed classification of residential locations. The locations are based on the socio-demographic composition of the surrounding area using indicators of education, income, family status, employment, migration status, and economic vulnerability (separately from the survey, accessed through the on-line service of Statistics Sweden). These indicators were selected to capture the general socio- demographic structure of neighbourhoods, and were not specifically selected for analysis of elderly persons' housing preferences. The classification has been done using a multi-scalar approach, described in Clark et al. (2015) a method for measuring geographical context that largely avoids the uncertainties that is associated with using aggregates for fixed, administratively defined geographical sub-divisions Kwan (2012) . With a multi-scalar approach, the geographical context of a specific location is classified in a way that both considers the closest context, for example the nearest 100 neighbours, and broader geographical contexts, such as the 1600 or 6400 nearest neighbours. For more details see the Appendix.
The area types we have identified are presented in Table 3 . The area types can, with one exception, be characterised as belonging to broadly defined status groups ranging from elite areas (high income and high shares with tertiary education), middle-class areas (not elite but with high employment and relatively few disadvantaged groups), to areas characterised by the presence of different marginal groups (high unemployment, low employment rates, few with high income, few with tertiary education, many non-European migrants, many newly-arrived migrants, and many receiving social allowances). Within each broadly defined status group the different area types do, however, display differences.
The prime elite area type is high on both top income and tertiary education, low on unemployment, and social allowance, but is somewhat diverse in terms of non-European migrants and employment status. Suburban elite, is also high on income but not as high on tertiary education and is less diverse than prime elite with respect to employment status and the proportion of newly-arrived. Major city elite, on the other hand, is not as high on income but high on tertiary education. Major city elite areas are also quite diverse with respect to unemployment, employment status, and non-European migrants. These differences are helpful since they make it possible to explore whether there are subtle differences in self-image between the three elite area types.
In terms of income and education the single mother neighbourhood area type is relatively close to the elite areas but it is more diverse than the middle-class areas with respect to unemployed, non-employed, social allowance, and non-European migrants.
The two middle-class area types are relatively similar. etc. are closer to the marginal area types. As can be seen in Table 3 the number of respondents living in these two area types is large.
Among the marginal area types, the migrant marginal area type stands out, with low values on income and tertiary education, but with high values on social allowance, non-employment, unemployment, newly-arrived and non-European migrants. These areas are clearly the most disadvantaged. White marginal areas are very low on income and tertiary education, and they have the highest unemployment rates of all area types. But they also have the smallest presence of non-European migrants of all area types. These different marginal area types points to a strong spatial segregation of marginal groups according to foreign-born status.
There is, however, one area type, mixed marginal, that provides a potential for interchange.
Like the other marginal are types, mixed marginal is low on income and tertiary education, and relatively high on unemployment, non-employment and social allowance. Moreover, in mixed marginal areas, relatively few of the nearest neighbours are non-European migrants but in the wider geographical context (nearest 1600 and 3200 neighbours) there is considerable diversity in country of birth. Old marginal is the fourth marginal area type. Again, this marginal type is characterised by low values for tertiary education and income, and high values for unemployment and social allowance, but this is also an area type where the rate of non-employment is very high, reflecting a relatively large retired population. This relative diversity of area types that can be characterised as marginal from a social status point of view will enable an analysis of the extent to which residential preferences in different areas reflect social status and will also show whether there is a diversity of preferences across such areas.
The geographical locations of these area types are shown in Figure 1 . The prime elite area type is found in the metropolitan cities and in major cities, as well as in attractive coastal locations. The suburban elite area type is mainly found in the suburban parts of metropolitan Stockholm and metropolitan Göteborg. Major city elite areas are found in Sweden's second and third largest metropolitan regions as well as in major cities such as Uppsala, Västerås, Örebro, Lund, and Linköping, but this type is less well represented in Stockholm, Sweden's largest metropolitan region. A similar location pattern is found for single mother neighbourhoods.
Areas belonging to the middle-class area type tend to be found in rural areas under the influence of the metropolitan regions or major cities. Low middle-class areas instead tend to be located at greater distances from major urban centres, in border areas between more central regions, and in areas specialising in agriculture.
Of the marginal area types it is white marginal that has the most peripheral location pattern.
This area type is found in the more sparsely populated, forested areas of northern and northwestern Sweden, as well as in areas that are distant from the metropolitan areas and other major cities. Mixed marginal areas also have relatively peripheral locations but are often close to small or medium sized urban settlements, whereas the old marginal area type tends be located in smaller, often industrial settlements. The migrant marginal area type, in contrast, is found in the metropolitan areas and also in some major cities and is often linked to large public housing estates established during the 1960s and 1970s.
The area type classification has been linked to the respondents based on the code for the SAMS area in which they live. Figure 1 presents a map of the geographical location of the different area types, which helps explain the results of the preferences in different area types.
As explained above, we will estimate 21 different logit models using responses to the preference questions as the dependent variable. The independent variables will be age group, gender, education, income, municipality type, and area type. No interactions will be included in the model. We acknowledge that interactions would have been of interest but to include them would have increased the number of parameters to be estimated and, thus, may have led to reduced precision. 
Results: influences on housing preferences
The estimation results for the 21 logit models are presented in Table 4 and Figure 2 . Table 4 is a traditional presentation of regression results, whereas Figure 2 provides a graphical illustration of the same results. The rows in Figure 2 relate to one estimated model, with the dependent variable in the furthest left column. The other columns present the parameter estimates for age group, gender, education, income, municipality type, and area type respectively, using miniature bar charts. The categories used for the bar charts are presented below each column of charts. Significant effects (1 per cent-level) are indicated by yellow shading. We have chosen these levels of significance in order to reduce problems of masssignificance given that we present a large number of parameter estimates. Figure 2 graphically presents the point estimates for the different levels of the explanatory variables. Table 4 presents the parameter estimates and standard errors. In the JMP software used for the statistical analysis, categorical factors are coded with an indicator variable for each categorical level except the last. For observations that belong to this last level, a one is subtracted from the indicator variables of the factor. This implies that the parameter estimates for the indicator variables represent the differences in the predicted response for that level from the average predicted response over all levels. And the estimate for the last variable is the negative sum of the other levels.
The response pattern in the survey related to age, sex, education, income and geographical location of the respondents was further analysed in detail to examine how these factors effect housing preferences. This is detailed in Figure 2 and Table 4 . It should be noted that not all the point estimates discussed in the text below are necessarily significantly different from zero at conventional test levels. In the interpretation of the results presented below it should be remembered that this is a cross-sectional study and it could be that the parameter estimates represent cohort effects and not age effects. Figure 2 . Effect of age, sex, education, income, municipality type, and area type on responses to the question "In a dwelling what is most important for you?" (Significances below 1 per cent are indicated by yellow shading).
Age effects on preferences
As can be seen in Figure 2 how the dwelling should be designed, but also the functions the respondents see as important, and the qualities they look for in terms of location and environment are strongly influenced by age.
Preferences that are increasing with age include such as; the dwelling is located in an area where the respondent feels at home, that the dwelling is designed for disability, that the dwelling (if higher than on the second floor) has an elevator, and that the dwelling has one floor (first column, age, Figure 2 ). These are response alternatives that can be seen as related to functional congruity, see Table 2 . Up to the age 75-84 there is also a greater preference for the dwelling to be designed in a way that respondents can manage themselves. Taking into consideration the effect on health of ageing we take this difference to represent age effects and not cohort effects.
Thus, the results for the latter outcomes, options 16-21, show age effects in several response alternatives, see Figure 2 and Figure 2 ). These are all alternatives that can be interpreted as related to the self-image of the respondents. Shifts in the importance of ownership also reflect that the best housing type has been found to depend on life stage and lifestyle (Clark and Onaka 1983; Granbom 2014; Herbers, Mulder and Mòdenes 2014) .
In many ways, these age effects support the idea of shifts in housing preference to more functional congruity and from peripheral to central locations in the 55+ population.
Preferences emphasised by the youngest part of the 55+ population (close to forests and land, garden, ownership, pets, space for family, social events, hobbies) are typically easier to meet in single-family dwellings located in more peripheral locations (suburban parts of major cities, rural and semi-rural locations). These stated preferences can be seen as an expression of the self-image held by respondents residing in single-family dwellings and, hence, related to self-congruity. As the preferences are weakened with increasing age, more centrally located dwellings can become increasingly attractive for the elderly population. Self-congruity is outweighed by functional congruity when it comes to the age variable. On the other hand, preferences that become more accentuated with age (building designed for disabled access, elevator, support for independent living) are also functions that are typically easier to accommodate in multi-family dwellings that are more readily available in central locations (central parts of large cities, medium sized urban areas and smaller towns in the countryside).
Geographical context, area types
The assessed results for the different area types are presented in Table 4 and are also illustrated in Figure 2 . In Figure 2 , preferences for which area type has a significant effect are marked with yellow and, as can be seen from the figure, such effects of area type are found for eleven of 21 alternatives. The significance of area type suggests that residential preferences are strongly associated with area type, although not as strongly as for age.
Moreover, comparing with the effects of age, it appears that area type is less important with respect to preferences for dwelling design but, perhaps not unexpectedly, important for location-related preferences.
Since there are 10 different area types and 21 different alternatives, it can be difficult to provide an overview of the estimates presented in Table 4 . We will, therefore, concentrate on a selection of them, starting with the elite area types, followed by the middle-class area types, and the marginal area types.
With respect to the elite area types, an initial observation is that there are few similarities in the estimated preference parameters.
Elderly persons in prime elite areas state that the most important aspects of the dwelling are a location close to a rich supply of services and culture, and close to city life/city environment, and that it should have a nice view. If these preferences are seen as reflections of the respondents' self-image and how their present dwelling is consistent with their self-image this suggest that elderly persons in prime elite areas can, in the Swedish context, be seen as prototypical urban dwellers. In Sweden, metropolitan inner cities are dominated by tenant cooperatives and offer few housing opportunities for low income groups. Also the negative point estimates, that is the preferences not important for elderly persons in the prime elite area type (having a garden, that the dwelling is located close to family and that the family can come and stay) can be seen as reflecting elite attitudes and hence align with the self-image of the upper class.
Respondents living in suburban elite areas, on the other hand, value having a garden and having a dwelling that includes space for hobbies. Less stress is given to having an urban environment and good communications. A dwelling designed for disabilities and having an elevator are also of less importance. Instead, people living in these areas think that having a dwelling on one floor only is a plus. Also in this case, the stated preferences are easy to understand as an expression of the actual self-image or ideal self-image of suburban dwellers.
Building on Sirgy, Grzeskowiak and Su (p. 336) it could be that having a garden and room for hobbies is important for the self-esteem of sub-urban elderly persons, this in contrast to the valuations expressed by respondents in prime elite areas.
Turning, then, to the preferences expressed by elderly persons in major city elite areas we find, again, few similarities with the other elite area types. Individuals in this area type put great emphasis on living in an urban environment but do not put stress on living near nature, owning their own dwelling, and having a dwelling suited for hobbies and pets. Instead, they stress the importance of having an elevator if there are more than two floors and, according to the point estimate, they also prefer an area with a rich supply of services and culture. Thus, with respect to the attitude to the urban environment and possibly service and culture they have some similarities with respondents in prime elite areas. Otherwise, they have a distinct preference profile and an interesting feature of these respondents is that they have similarities
with respect to what they do not see as important: ownership, room for hobbies, and pets. This can be interpreted as reflecting that being different from sub-urban dwellers is an important part of their self-image, maybe to the extent that by expressing, through their choice of dwelling, a disdain for ownership, hobbies, and pets they could earn social approval from the people they have as neighbours (Sirgy, Grzeskowiak and Su 2005, p. 338) . The fact that elderly persons in these areas do not stress home-ownership confirms that other tenures than ownership are not considered as subordinate (Andersson 2007) . In Sweden rented housing is not generally stigmatised and the rights of tenants are comparatively strong, as is security of tenure. As a result, the different types of tenures are attractive (Andersson 2008) .
Individuals living in the Single mother neighbourhood area type very rarely stress the importance of having a garden. Neither is it important to have space for social events or space for family members to stay. Likewise, being close to forests and owning one's own dwelling are not emphasised (point estimate). What is important is instead to have a balcony or terrace, an elevator, good communications, an urban environment (point estimate) and, to some extent, a great view. This can be seen as an expression of a more modest self-image than those described above, but still expressing an urban identity in how they value their dwelling.
This divergence in response patterns found between the different elite areas is in contrast to a pattern of convergence in the preferences expressed by elderly residents in middle-class area types and low middle-class area types. Individuals in the middle-class area types express a strong preference for having a garden and a preference for having access to forests and nature.
They also have a tendency to stress owning their dwelling, and having a dwelling suitable for pets and where family can stay. Little emphasis is given to living in an urban environment, good communications, availability of grocery stores, or having a terrace or elevator. Similar preferences for access to forests and nature, owning, dwelling suitable for pets as well as a tendency not to value an urban environment and elevator are expressed by residents in low middle-class area types. It could be that these similarities indicate a tendency towards stronger conformity among middle-class groups than between different elite area type residents. Again, it is easy to see the response patterns of individuals in low middle class and middle class area types as reflecting their self-image and how their dwelling has characteristics that conform to that self-image.
If the focus is shifted to the marginal area types there is again less correspondence in the preferences expressed by residents living in different area types.
Preferences for elderly persons residing in old marginal area type, instead, have some similarities with preferences in the major city elite area type. For example, emphasising being close to city life, and elevators, but de-emphasising being close to forests and land. Given that these areas typically are found in small urban settlements it is interesting that these respondents express preferences that point to an urban-dweller self-image. Elderly persons residing in the white marginal area type, on the other hand, have some similarities in preferences with middle-class area type residents: de-emphasising the importance of elevators, being close to city life, being close to grocery shopping, and being close to public transport, and emphasising being close to forests and land.
Preferences found among elderly persons living in migrant marginal area types are that the dwelling should be located close to public transportation, grocery shops, and city life/city environment. Most importantly, migrant marginal areas are the only ones with high positive estimates for the dwelling to be located close to the family. This could correspond to an ideal self-image that puts a high valuation on family solidarity. Clearly not important in this geographical context is to feel at home in the area, possibilities of parking, having a garden, or that the dwelling makes it possible to practice hobbies. (Since this is the reference category for area type in Table 4 the estimates can be obtained by adding the point estimates for the other area types and multiplying by -1.)
If it is accepted that the response patterns found for elderly persons living in different geographical contexts could reflect differences in self-image, the results presented point to large geographical differences in how elderly persons see themselves and, thus, to large differences in what their dwellings signify.
A preliminary analysis using a split sample does not indicate that the effects of geographical context on preferences are not strongly dependent on age (available from the authors on request). This suggests that elderly persons' place-specific preferences can be similar to those of other age groups living in the same area and, thus, that place-specific self-congruity is shared between different adult age groups.
Municipality type
Six housing preferences differed significantly with municipality type (see Appendix Table   A1 ). An association between the preference of the dwelling to be located close to public transport and the municipality type according to population density/urbanity could be observed. Continuing with reference to Figure 2 , the metropolitan cities, and major cities were the location of respondents answering that public transport nearby was important. However, public transport was not important to those living in suburbs of major cities, industrial and commuting municipalities, and low density and tourism type municipalities. In the same way, having an elevator if the dwelling was situated higher than the second floor was only important to those living in the three most urban types of municipality but not in the three less population-dense types of rural municipality. Of course, public transportation and elevators are inherent aspects of urban areas, whereas the same preferences would not naturally show among respondents living in rural/sparsely populated areas. Here we can thus observe sorting according to preferences and/or adjusted preferences. An additional sorting according to preferences is that those living in the more rural and sparsely populated municipality types preferred having a garden of their own to a higher degree than others. Also connected to the urban -rural divide but with mixed results, were respondents in metropolitan cities preferring the dwelling to be located close to city life or city environment, whereas they did not prefer forests and land to be close to the dwelling.
Gender differences
There is general evidence of differences in how men and women relate to their dwellings. Devlin (1994) and Hartig, Lindblom, and Ovefelt, (1998) concluded that the restorative quality of the home was given lower ratings by women than by their husbands despite the fact that women reported higher levels of stress (Hartig, Lindblom, and Ovefelt, 1998; Ytrehus, 2004 ). Women to a larger extent emphasise the importance of maintaining relationships with children and grandchildren, and an important aspect of the dwelling is to have room for family members to come and visit (Ytrehus, 2004) .
Nine housing preferences that were significant (at the 0.01 per cent level) for gender were found, (Table A1 in Appendix). The preferences primarily concerned the whereabouts of the dwelling. The most important one was that the dwelling, according to women, should be located close to the family. Secondly, the dwelling should have a balcony or terrace. Women also preferred the dwelling to have an elevator if located higher than the second floor, and liked closeness to public transportation. Women in our study, thus, can be seen as emphasising functional congruity.
Men, on the other hand, answered that owning the dwelling was important, as well as having a location close to forests and land. Also important was having a private garden as well as parking facilities and the possibility to practice hobbies in the dwelling. All of these preferences suggest higher self-congruity among men than among women. Acknowledging that this might create a stereotyped picture of preferences held by women and men this might as well be a result of elderly women adapting their housing situation in an earlier phase of life than do men. As an example, upon widowhood, women to a somewhat larger extent than men who become widowers, move to different housing (Abramsson and Andersson 2015b) .
Education and income
The results presented in Figure 2 show that those with higher education valued a rich supply of services and cultural facilities, and preferred that the dwelling should have space for social events like parties, dinners and meetings, and should provide the possibility to practice hobbies. The preference for space for social events was also associated with higher income, similar to the preferences that the family could come and stay and that the dwelling was owned. In terms of self-congruity, these preferences do not come as a surprise since they express social class and in some ways the dweller's personality.
Those with lower incomes preferred the dwelling to be designed in such a way that one could manage without help from others. Significant preferences among lower income groups were also the fact that the dwelling was located in an area where the respondents felt at home, which was close to forests and land, had space for pets, where they could manage for themselves, and was close to grocery shops.
These findings are interesting since they show that there are significant differences in what individuals with high and low income consider important in their dwelling, and that it could be of interest to explore these further. But as stated above, these effects are not as clear as those of age.
Concluding discussion
In this paper we have used self-congruity theory in order to interpret variation in housing preferences across ages, gender, socio-economic status and geographical context. Our study, based on a survey of 2,400 individuals aged 55 years and over, shows that age stands out as the strongest determinant of housing preferences. We also find strong indications that with increasing age, preferences linked to functional congruity (one-floor dwelling, elevator, designed for disability, support self-management) becomes more important than preferences linked to self-congruity and life-style (dwelling suited for practising hobbies, social events, family can stay, pets, ownership, having garden, being close to forest and land, close to city life, service and culture).
Besides age differences, there are, as discussed below, large differences in housing preferences between area types. Applying self-congruity theory as a tool for understanding these differences, we argued that the housing preferences typically expressed by respondents in a specific area type can be interpreted as reflecting the self-image of elderly persons living in this area. For example, elderly persons living in the middleclass area type emphasise the importance of owning the dwelling, being close to forest and land, having a private garden, room for pets, and a dwelling where family can stay. According to self-congruity theory, this suggest that these elderlies identify themselves as homeowners, interested in nature and gardening, and pet-owners that put value on having family come and visit. Residents in major city elite areas, in contrast, express a different self-image in having a response pattern that indicates that ownership, room for pets and being close to nature is unimportant. Thus, based on self-congruity theory it can be argued that difference in housing preferences that we find between different geographical contexts demonstrate that there is strong geographical variation in the self-images held by elderly persons.
Comparing how response patterns varies with age and across geographical contexts one can observe that the older the respondent, the more likely she/he was to have preferences more readily realisable in urban areas, such as a dwelling designed for disability, having an elevator, and designed in such a way that one could manage for oneself. That is, functions and utility in the dwelling were stressed. Among the young old, preferences were found to correspond better to rural or suburban living, such as closeness to forests and land, having a garden, space for social events, and owning the dwelling. The latter preferences are also corresponding to self-congruity to a larger extent than preferences held by the oldest old.
This finding is interesting in relation to earlier studies that have demonstrated that there might exist a late-adulthood life-cycle pattern in residential mobility (Abramsson and Andersson 2015a) . Thus, there is a tendency for young elderly persons to move to more peripheral locations whereas older elderly persons tend to move to more central locations. The above results concerning preferences for housing at different ages, and preferences that differ by area type can be seen as shaping this late-adulthood mobility transition. Whereas young elderly persons express preferences that can be characterised as associated with country-living ideals, older parts of the elderly population appear to be less inclined to evaluate their residence in terms of self-congruity (Sirgy, Grzeskowiak and Su 2005) or a positional good (see Hoggart and Buller 1995) . Instead, they value dwellings that meet more basic needs related to psychological functional congruity. Thus, the mobility patterns of the elderly population can be understood as the first movements towards peripheral location governed by lifestyle considerations and, in older age, movements towards more central locations governed by concerns about liveability and function. Moreover, rented housing, as opposed to housing in owner occupation, is more often located in central areas within a municipality, whereas single-family, owner occupied housing dominates peripheral areas. Thus, the availability of different housing types varies between different geographical areas. Some preferences may as a result be easier to realise than others in a particular type of local housing market (Schwanen and Mokhtarian 2004; Vasanen 2012) .
Bearing in mind that differences still exist within the different age groups and geographical contexts, the mobility transition of elderly persons is likely to have strong effects on the future demand for housing. In both high and medium income countries the most important demographic trend in the coming decades will be the growth of the 55+-population (Christensen et al. 2009; Thorslund and Parker 2007) . This implies that future shifts in housing demand will to a large extent be influenced by the housing preferences of and subsequent housing choices made by the older part of the population. It can be hypothesised that the ageing of the baby-boom generation will lead first to a surge in demand for and investment in lifestyle-oriented housing types, fulfilling the self-image of the dweller, and later to an increased demand for more mundane but practical housing options according to functional congruity. Moreover, it will be the case that elderly people living in areas with little urban-style housing will have more difficulties in meeting housing preferences that, according to this study, become more pronounced with age (Christensen et al. 2009; Thorslund and Parker, 2007) . This implies that future shifts in housing demand will to a large extent be influenced by the housing preferences of and subsequent housing choices made by the older part of the population. It can be hypothesised that the ageing of the baby-boom generation will lead first to a surge in demand for and investment in lifestyle-oriented housing types, even now fulfilling the self-image of the dweller, and later to an increased demand for more mundane but practical housing options related to functional congruity. Moreover, it will be the case that elderly people living in areas with little urban-style housing will have more difficulties in meeting housing preferences that, according to this study, become more pronounced with age.
In our empirical study we have also found clear gender-related differences in housing preferences that fit almost too well with stereotypical ideas about male and female value orientations. The same can be said of differences related to class (income and education).
Although not as important as the age and area type differences, contrasts in housing preferences by income correspond well with notions about how elite groups build cultural capital and their psychological self-congruity in terms of preferences. Low income groups, instead, stress factors that are less associated with high social status.
As stated above, an important question was whether age is a more important determinant of housing preferences than socio-economic status. This issue is important because a differentiation in housing for the elderly population is claimed on the basis of socio-economic groups having different preferences. Also, if socio-economic status is persistently more important than age, this would support the ageing in place argument (Costa-Font, Elivar and Mascarillo-Miró 2009; de Jong, Brouwer and Rouwendal 2012) . If, on the other hand, there are important shifts in housing preferences across the late-adulthood life-span this would point to a need for housing adjustment in old age and would be an argument against ageing in place (Hillcoat-Nallétamby and Ogg 2014).
A common approach for measuring the effect of geographic context is to analyze how individual level attitudes and behavior varies between residential areas that have been classified on the basis of their population composition. The classification can be done in different ways but multivariate cluster analysis tends to be the preferred tool. What is not always acknowledged is that variables that have been computed as aggregates for fixed geographical sub-divisions such as census tracts or output areas can be strongly influenced by the way the boundaries of these areas have been drawn (Openshaw, 1984) . Moreover, using aggregates for fixed geographical sub-divisions to classify residential areas implies an assumption that only conditions within the sub-division matters for individual level outcomes. This is a very restrictive assumption for how geographical context can play a role, and it has recently been demonstrated that it can lead to seriously biased estimates.
Using aggregates for individualized scalable neighborhoods to measure context has been proposed as method for circumventing this problem. Such individualized neighborhoods can be constructed by expanding a circular buffer around different residential locations until the population encircled by the buffer corresponds to a selected population threshold. When this threshold is reached, one can compute aggregate statistics on selected socio-economic variables for the encircled population. By varying the population threshold, contextual measures computed in this way can be designed to focus only the closest neighbors or on larger number of neighbors. In the present study, we allow for multiple scales of ecological influence by varying k, the number of nearest neighbors that are included in the computation of population, from 12 to 12 800 in successive doublings of the population thresholds. The computation was carried out using a new software, Equipop, developed by John Östh in order to address the modifiable areal unit problem (MAUP) in segregation measurement (Östh, Malmberg, & Andersson, 2011) .
Equipop requires that the input data are geo-coded to a high level of detail. In this case data from the Population Labor Market Chorology database (PLACE) of Uppsala University has been used. PLACE contains register-based, individual level information for the population in Sweden from 1990 to 2010 with geocodes of the residential location in 100 meter squares. 8 different socio-demographic indicators were extracted to use as input for EquiPop. On the individual level these indicators are: (1) Being unemployed, (2) Having a tertiary education (3) Being a single mother (4) Belonging to the top-ten percent of the income earners (5) Arrived in Sweden during the last five years (6) Having received social allowance during the year (7) Without employment during the entire year, and (8) Country of birth in Asia, Africa, or Latin America. Before being imputed these data were aggregated to 100 meter squares based on the geo-coordinates.
8 socio-demographic indicators and 11 different scale levels (k = 12, 25, 50, 100, 200, 400, 800, 1600, 3200, 6400 , and 12800) result in 88 different measures of neighborhood context that can be used to classify residential areas using cluster analysis (the same method and procedure but with 7 indicators and 12 scale levels was used in (Andersson & Malmberg, 2015; . However, since many of these variables will be highly correlated we have subjected the contextual indicators to a factor analysis that compresses the 88 original indicators to 15 orthogonal factors before proceeding with the cluster analysis. The factor analysis was based on correlations and the number of factors was selected based on them having eigenvalues higher than one. The factors were rotated using the varimax method. The sixth factor highlights a high share of non-European migrants but not newly arrived. The tenth factor represent white non-elite context with high levels of unemployment and low values for top ten percent income. The seventh factor has high loadings for social allowance. The ninth factor has high loadings for single mothers. The eleventh factor has high loadings for non-employed. This can indicate either low employment shares in the working age population or a high share retirees (65+). The interpretation of the remaining factors can be done from the graphs.
As a result of the factor analysis every populated 100 meter square in Sweden can be assigned factor scores for each of the 15 contextual factors. Together these factor scores can be seen as determining the position of different geographical location in a socio-demographic contextual space. Geographic context in this representation does not only consist of the demographic composition of a residential area. Instead, context is a composite feature that includes characteristics of both the closest environment and of more extended local contexts.
What we propose in this paper is that these factors can be used to classify residential areas into categories that capture important dimensions in the spatial variation of geographical context. This is achieved by computing residential-area averages for the 15 factors and, then, to use cluster analysis of these averages to group residential areas into classes with varying contextual characteristics. Although this can appear to be almost equivalent to a cluster analysis based on characteristics of the residential area population it is not. Consider for example a residential area where no one has a tertiary education but with neighboring areas that have a high percentage of highly educated. The population composition of these neighboring areas will affect the averages of Equipop-based contextual measures but not measures that are based only on the population composition of the residential area in focus. This implies that our proposed approach will not be as strongly influenced by MAUP (Openshaw, 1984) considerations as the traditional approach. Using Ward's clustering method we initially grouped the SAMS areas into 20 different area types. However, in order to avoid having cluster with comparatively few SAMS-areas, the number of area types was reduced to 10 by merging smaller cluster into larger ones. The principle used was that area types identified as being too small were merged with the area types having the most similar mean factor scores (minimum Euclidian distance between cluster centroids).
In Figure A2 , the average value for the 8 different socio-demographic variables and for different k-values are shown for each of the different area types. Showing the values for the original socio-demographic variables makes the interpretation of the area types easier. The names given to the areas are based on the profile of these values and on the municipality type where the area type is found, see Figure A2 . Figure A2 . Average values of socio-demographic variables for the different area types, by kvalue. Table A1 , significance levels below 0.01% are marked in bold, and levels below 1% are shown in italics. Table A1 it is possible to get an overview of the extent to which housing preferences are linked to age, sex, education, income and geographical location. As can be seen in this table, age has a significant effect for most of the response alternatives. Other variables also have effects but these effects are not as pervasive. The idea that age is a major structuring factor for housing preferences is, thus, strongly supported by these results.
Another important finding from Table A1 is that housing preferences among the elderly are only weakly associated with income and education. Thus socio-economic status has effects on the probability of selecting some but relatively few of the alternatives. This is in contrast to an assumption often made in the debate in media that there are large differences in housing preferences between social groups that need to be accommodated, for example by increased options for individual choice in future housing provision for the elderly. Table A1 confirms that gender is a structuring factor for how dwellings are evaluated but again, the effect is not as pervasive as the effect of age. Gender, thus, is an important aspect to consider in the planning of housing for the elderly.
In addition, Table A1 shows that there, as expected, are clear links between geographic location and housing preferences. This is true both of Municipality type and Area type, with Area type being significantly linked to more response alternatives than Municipality types.
One more observation that can be made is that age seems to be most clearly linked to alternatives that relate to the interior of the dwelling, alternative answers 1 to 9, Table A1 . Conversely, the significant response results for Area type concern the location and environment of the dwelling (Q32, alternative 10-15, 16-21). 
